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Musyarakah mutanaqisah is a hybrid contract containing three shariah contract 
namelyIjarah, al bay’, Musyarakah.  This research discusses the implementation of 
musyarakah mutanaqisah in Islamic home financing by RHB Islamic Bank Berhad and 
Kuwait Finance House (Malaysia) Berhad (KFHMB). This study also analyzes the 
parameters used for musyarakah mutanaqisah and sees whether RHB Islamic Bank and 
Kuwait Finance House (Malaysia) Bank (KFHMB) use these parameters on their product in 
musyarakah mutanaqisah. The researcher also wants to analyze the parameter for 
musyarakah mutanaqisah. Besides that, the selection of two banks is meant to compare their 
Standard Operating Procedure (SOP) in the implementation of musyarakah mutanaqisah in 
RHB Islamic Bank Berhad and KFHMB. The researcher also analyzes the issues and 
challenges faced by both of the banks in implementing this product because musyarakah 
mutanaqisah product is considered as a new product in Islamic home financing and has 
started getting noticed by Islamic banking in this country. In order to achieve the objective of 
the research, the researcher uses the library and field works as a method to collect the data. 
The data collected are analyzed, using the method of content, inductive and comparative. To 
obtain the information for getting answers to all the research questions, the researcher has 
conducted interviews with executive officers from both of the banks and the experts in this 
field. In the end, the researcher makes a few suggestions and recommendations to the banks, 
government, academicians and society with the aim to improve and get acceptance of this 



















Secara umumnya, Musyarakah Mutanaqisahadalah  kontrak hybrid  yang mengandungi tiga 
kontrak yang lain iaitu Musyarakah , Ijarah dan Bay’. Kajian ini bertujuan untuk 
membincangkan mengenai pelaksanaan Musyarakah Mutanaqisahdi dalam pembiayaan 
perumahan secara islam di dua buah bank iaitu RHB Islamic Bank Berhad dan Kuwait 
Finance House (Malaysia) Berhad. Kajian ini juga bertujuan untuk menganalisis Parameter 
yang digunakan oleh kedua dua buah bank dan melihat samada RHB Islamic Bank dan 
KFHMB menggunakan parameter ini dalam product ini. Selain itu kajian ini juga untuk 
mengetahui apakah parameter yang digunakan dalam produk ini.Disamping itu, pemilihan 
kedua-dua buah bank ini adalah bertujuan untuk melihat perbandingan SOP yang digunakan 
dalam pelaksanaan Musyarakah Mutanaqisah. Pengakaji juga menganalisis isu-isu dan 
cabaran yang dihadapi oleh kedua-dua bank dalam melaksanakan produk ini memandang 
produk ini masih baru dan mula mendapat perhatian daripada perbankan islam di negara ini. 
Untuk mencapai objektif kajian ini, pengkaji menggunakan kajian lapangan dan kajian 
perpustakaan sebagai kaedah untuk proses pengumpulan data. Kemudian data yang dikumpul 
tersebut akan dianalisis dengan menggunakan kaedah “content”, induktif dan komparatif. 
Untuk memperolehi semua maklumat yang dikehendaki oleh pengkaji bagi menjawab semua 
persoalan kajian, pengkaji telah menjalankan beberapa sesi temubual bersama pegawai di 
kedua-dua buah bank dan pakar yang arif dalam bidang ini.Pada bahagian yang terakhir 
dalam kajian ini, pengakaji telah memberikan beberapa cadangan kepada pihak bank, 
kerajaan, ahli akademik dan masyarakat dengan tujuan untuk meningkatkan penerimaan 
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Every person in the world wants to own a house, but it is not easy for anyone to get it without 
any support from manifold sources, such as, government, banks and loan from a company. 
The decision to buy a house is a significant phenomenon and it is the biggest step in one’s life 
time. In order to get an access to one’s residence, for a buyer, it does not only require the high 
financial commitment but also the purchaser also makes a long term investment because 
today’s reality showcases that  investment in purchasing home can give the biggest profit and 
benefit for the future. However, the ability to own one’s home also depends on the sources of 
income coming out of household because as we can see today, most of Malaysians, they are 
not able to own their home in cash except they get a loan from banks. However, the problem 
faced by customers in Malaysia today is related to the types of financing that is offered: 
whether to take the financing on the basis of either by conventional concept or Islamic 
concept. Both of the concepts can give options to the customers to choose any type of 
financing and make a right decision to get better home financing. 
 
From the very beginning of human civilization, the approaches to meet day-to-day needs 
have been undergoing changes with the change of social, financial, scientific, cultural and 
political situations, especially in terms of behaviors, fashions and the standard of living. The 
above-mentioned methods regulate the commercial activities and differ from place to place 
and time to time. When Islam was in its peak, the Arab society had very simple financing 
methods and forms of business which were not considered peculiar to that society (Al Harran, 
1993). 
The contents of 







AL QURAN KARIM Rasm Uthmani  
Al Quran wa Tafsiruhu (2014), Maktabah Shamilah 
(AAOIFI), A. a. (2007). Al-Maʻayir al-Syarʻiyyah. Piawaian Syariah berkaitan Ijarah, 
klausa 7/2/2, 147. 
Abdul, R.A.W., Mervyn, K.L and Kabir, H.(2007). Islamic Takaful: Business Models, 
Shariah Concern, and Proposed Solution. Thunderbird International Business Review. 49 
(3): 371-396. 
Abdullah, N. M. (2010). Musharakah Mutanaqisah Home Financing: A Review of Literatures 
and Practices of Islamic Banks In Malaysia. International Review of Business Research 
Papers, 2.  
Abi, M., Abd, Al-W. and Al-R. (2002). Bahr al- Mazhab fi Furu' Mazhab al- Imam al-Syafi'i. 
Beirut: Dar Ihya' al Thurathi al- Arabi. 
Al-Bakri, Z. M. (2012). Al Fiqh Al Manhaj: Mumalat dan Kewanagan Islam Dlam Fiqh Al 
Syafie. Darul Syakir Interprise. 
Al-Bujairimi (1995), Bujairimi ʻAla al-Khatib, Beirut, Dar al-Fikr. 3:206. 
 
Al-Ghazali. M. (1937), Al Mustafa Cairo al-Maktabah al-Tijariyyah al-Kubra. Vol. 1, 139-       
140. 
 
Al-Harran, S. (1993), "Islamic Finance: Partnership Financing", Petaling Jaya, Malaysia, 
Pelanduk Publications 
 
Al-Husni (1994), Kifayah al-Akhyar, Beirut : Dar al-Fikr, 248. 
Al-Kawamelah, N. A. (2008). Musharakah and Its contemporary practice: Jordan Islamic 
Bank as an Example. Jordan: Dar al-Nafa'is. 
 
Al-Marbawi, S. H. (1990). Kamus Idris al-Marbawi. Kuala Lumpur: Darulfikir. 
 
Al-Ramli (1938), Nihayat al-Muhtaj, Mesir: Mustafa al-Babi al-Halabi, jil. 8. 
 
Al-Ruyani, A. and Al-Juzairi (2003). Al-Fiqh ʻAla Al-Madhahib al-Arbaʻah : Mubahith Al-
Ijarah. Beirut : Al-Maktabah Al-ʻAsriyyah. 3:656-657. 
Al-Sawi, M. S. M., (1990). Musykilah al-Isttismar fi al-Bunuk al-Islamiyyah. Kaherah: Dar 
al-Wafa'. p. 619 




Alwi, A. (2005), Teori dan Aplikasi Kontemporari Sistem Ekonomi Islam di Malaysia, Kuala 
Lumpur : Utusan Publication, hal. 42 
Anwar, M. (2003). “Islamicity of Banking and Modes of Islamic. Arab Law 
Quarterly.18(1):62-80. 
Anwar, M. (2003), Islamicity of banking and modes of Islamic banking. Arab Law Quarterly, 
Vol.18, No.1, , pp. 62-80. 
 
Arthur A. Thompson, M. A. (2014). The six components of the Macro - Enviroment. In 
Crafting and Executing Strategy The Quest for Competitive Advantage Concepts and 
Cases. 48. Mc Graw Hill Education. 
 
Aziz, U. A., (1959), pilgrims Economy Improvement Plan, Kuala Lumpur, ; LUTH, Lembaga 
Urusan Tabung Haji Sebagai satu Institusi Pelaburan Islam, Kuala Lumpur, 1980, p 7-
8. 
Bank Negara Malaysia (2010), Resolusi Syariah Dalam Kewangan Islalam, c. 2. Kuala 
Lumpur: Bank Negara Malaysia, h. 7 
Bendjilali, B., and Khan, T. (1995), Economics of Diminishing Musharakah,  Islamic 
Research  and Training Institute, Islamic Development Bank, Jeddah, Saudi Arabia 
 
Boon Ka, Adam Ng, 2009, „Shari`ah and legal issues of Musharakah Mutanaqisah‟, New 
Horizon (Official magazine of the London-based Institute of Islamic Banking and 
Insurance), October-December, p. 46. 
 
Bougie, U. S. (2013). Research Method For Business : A skill Building approach, 6th 
Edition. John Wiley and Sons. 
Boyce, C. and Neale, P., (2006).Conducting In-Depth Interviews: A Guide for Designing and 
Conducting In-Depth Interviews for Evaluation Input. 
Buckingham, A & Saunders, P (2004). ``The survey methods workbook``, Polity. 
Camino, L, Zeldin, S, and Payne-Jackson, A. (1995). Basics of qualitative interviews and 
focus   groups . Washington, D.C: Center for Youth Development and Policy Research, 
Academy for Educational Development. 
Chapra, M.Umer (1992), Islam and the Economic Challenge (Leicester, UK: The Islamic 
Foundation. 
 
Dail, A. R. H., (1994). Bank Islam. C.1. Selangor. Pustaka Rashfa dan anak- anak Sdn Bhd. 
Dusuki, A. W. and A. Abozaid (2007) “A Critical Appraisal on the Challenges of Realizing 
Maqasid al-Shariah in Islamic Banking and Finance.” IIUM Journal of Economics and 
Management 15, no. 2. 
 
Hammad, N. (2001), Buhuth Fi al-Fiqh al-Muʻamalat al-Maliyyah Wa al-Masrafiyyah al-
Muʻasirah, Beirut : Dar al-Basha‟ir al-Islamiyyah, h. 136. 
83 
 
Hanafi, H.B. (2012). Critical Perspective on Musyarakah Mutanaqisah Home Financing in 
Malaysia: Exploring Legal, Rugulative and Financial Challenges. Durham University, 
90. 
Haneef, R., Kunhibava, S., & Smolo, E. (2011). Musharakah Mutanaqisah Legal Issue: Case 
Study of Malaysia. ISRA International Journal of Islamic Finance, 3(1), 93-122 
Hasan, A. (2011). Fundamental of Shariah In Islamic Finance, Kuala Lumpur, , p. 473-476. 
IBFIM, 473-476. 
Hisham, K. (2013, November 15). Kini Biz MAKING BUSINESS SENSE. Retrieved May 21, 
2014, from http://www.kinibiz.com/story/issues/59679/syed-mokhtar-eyeing-a-slew-of-
other-assets.html 
Huberman, M. B. (1994). Qualitative Data Analysis : An Expanded Sourcebook. SAGE 
Publication. 
Ibn ‘Abidin, Amin M. b.,(1966). Hasyiyah Radd al-Muhtar ‘ala al-Durr al-Mukhtar: Syarh 
Tanwir al-Absar. Kaherah: Syarikah Maktabah wa Matba‘ah Mustafa al-Babi al-Halabi 
wa Awladih. 
 
Ibn Qudamah, A. M. (629 Hijrah). Sucurities Commission Malaysia, Islamic commercial 
Law (Fiqh al- Muamalat). 107:109. 
International Fiqh Academy of the Organization of Islamic Conference, 1. S. (2004). 
Resolution of Musyarakah Mutanaqisah and its Shariah principles. 
Iqbal, J. (2009). Islamic Financial Management. India: Global Vision Publishing House. 
Ismail, N. C. (2010). Shariah parameters for Musharakah Contract: A comment. International 
Journal of Business and Social Science Vol. 1 No. 1; October 2010. 
Ismail, N. I. (2013). Musyarakah Mutanaqisah: Isu dan Cabaran, Kesan terhadap 
pembangunan ekonomi. 406-413. 
Khorshid, A. (2004). ISLAMIC INSURANCE A modern approach to islamic banking. New 
York. 
Mahdi, M. A. (Ed.). (1995). Islamic Banking Modes for House Building Financing. 
Jeddah: Islamic Research and Training Institute (IRTI), Seminar Proceedings. No.28.    
Jeddah:Saudi Arabia 
 
Majma' Fiqh Islami (2009) http://li.aleemkhanfalaki.com/chapters/islami-fiqh-academy-al 
majma-al-fiqh-al-islami/ 
Malaysia, B. N. (2010). Resolusi Syariah Dalam Kewangan Islalam, c. 2. Kuala Lumpur: 
Bank Negara Malaysia. 
84 
 
Meera, A. K. (2009). “Home Financing through the Musharakah Mutanaqisah Contracts: 
Some Practical Issues”. Journal of King Abdul Aziz University: Islamic Econ., 22(1): 3-
27. 
Meera, Mydin, A. K and Abdul Razak, Dzuljastri (2005) “Islamic Home Financing through 
Musharakah Mutanaqisah and Al-Bay’ Bithaman Ajil Contracts: A Comparative 
Analysis”, Review of Islamic Economics, 9(2): 5-30. 
 
Miles, M. B., and Huberman A. M., (1994). Qualitative Data Analysis: An Expanded 
Sourcebook, SAGE Publication 
 
Mohd, F.Y., Wan, Z.W.I and Abdul, K.M.N.A. (2011). Fundamental of Takaful. Kuala 
Lumpur: IBFIM. 
Muhammad, S. F., and  Rahman, A. H. A., (2013).  An Evaluation On Musharakah 
Mutanaqisah Based House Financing By Islamic Banks In Malaysia, International 
Conference on Social Science Research, p. 1286-1294 
 
Nor, N. M. (2008). Musharakah Mutanaqisah as an Islamic Financing Alternative to BBA‟, 
Malaysian Islamic Finance Monthly. Official publication of the Association of Islamic 
Banking Institutions Malaysia, 22. 
Noraziah, C.A. and Abdul, G.I. (2010). Shariah parameters for Musharakah Contract: A 
comment. International Journal of Business and Social Science Vol. 1 No. 1; October 
2010. 
Noor Zainan, N. I. B., and Ismail, A. G (2013) Musyarakah Mutanaqisah: Isu dan Cabaran, 
Kesan terhadap pembangunan ekonomi, p. 406-413 
Obaidullah, M. and Khan, T., 2008c. Islamic Microfinance Development: Challenges and  
Initiatives. Jeddah: IRTI, Islamic Development Bank. 
 
Online, M. M. (2014, Februari 24). After latest RM1.2b loss, BT suggests bankruptcy for 
MAS . Retrieved May Monday, 2014, from 
http://www.themalaymailonline.com/money/article/after-latest-rm1.2b-loss-bt-suggests-
bankruptcy-for-mas 
Osmani & Abdullah. (2010). "Musharakah mutanaqisah home financing: a review of 
literatures and practices of Islamic Bank in Malaysia". International Review of Business 
Research Papers, Vol. 6, No.2, 272-282. 
Qal‘ahji, M. R. (2000). al-Mausu”ah al-Fiqhiyyah al-Muyassarah. j. 2. Beirut: Dar al-Nafais. 
Rafe Haneef, S. K. (2011). Musyarakah Mutanaqisah and Legal Issues: Case Study of 
Malaysia. ISRA International Journal of Islamic Finance , Vol. 3 , Issue 1, 94. 
Rahim, N. F. (2014, May Monday). The Star Online. Retrieved May Monday, 2014, from 





Rahman, A. A. (2009). Peranan Wakaf Dalam pembangunan Ekonomi Umat Islam Dan 
Aplikasinya di Malaysia. Shariah Journal, Vol. 17, No. 1, 113-152. 
Rahman K. A., (2006). Aplikasi Musharakah Mutanaqisah Dalam Pembiayaan Di Kuwait 
Finance House Malaysia Berhad, Latihan Ilmiah Jabatan Syariah Dan Pengurusan, 
Akademi Pengajian Islam Universiti Malaya. 
Ramly, N. Y. (2011). TAKAFUL A STUDY GUIDE. Kuala Lumpur: IBFIM. 
Renner, M., (2003). Analyzing Qualitative Data. www1.uwex.edu/ces/pubs 
Rosly, A. (2005). Critical Issues on Islamic Banking and Financial Markets. Indiana. Author 
House. 
Sabiq, S., (1971), Fiqh Sunnah, Beirut: Dar al-Kitab al-„Arabi, j. 3, h. 189. 
Saifudin, U. (2010, May 6). Ustaz Saifudin & Kewangan Isllam. Retrieved July 7, 2014, from 
http://ustazsaifudin.wakaf.org/v1/2010/05/06/kelebihan-model-wakalah-dalam-takaful/ 
 
Securities Commission Malaysia (2009), Islamic Commercial Law (Fiqh al- Muamalat), p. 
106. 
Seibel, H. D., (2005). Islam Microfinance in Indonesia. Cologne: University of Cologne,  
Development Research Center. 
 
Sekaran, U., and Bougie, R.,(2013). Research Method For Business : Askill Building 
approach, 6
th
 Edition, John Wiley and Sons. 
 
Shahwan, S., Mohammad, M. O., and Rahman, Z. A., (2013) Home financing pricing issues 
in the Bay’ Bithaman Ajil (BBA) and Musharakah Mutanaqisah (MMP) 
 
Shuib,M. S.  Azzam, A. Taqiudin A. (2011). Middle East bank and their challenge operation 
in Malaysia: A case study on Kuwait Finance House Malaysia Berhad (KFHMB). 
African Journal Of Business Managment Vol.5 (11), p.4000- 4006. 
 
Shuib, M. S. B., Tamkin. J., (2011). Pembiyaan Perumahan Secara Musyarakah Mutanaqisah 
di RHB Islamic Berhad (RHBIB): Analisis Kelebihan, Isu, Cabaran dalam Penawaran 
Produk. 135-148. 
 
Smolo, E. (2007) “A Theoretical Comparison between Al-Bay Bithman Ajil, Musharakah 
Mutanaqisah partnership and Ijarah Sukuk.” Unpublished Master’s thesis. International 
Islamic University Malaysia. 
 
Soualhi, T. F. (2010). Takaful and Retakaful. Kuala Lumpur: IBFIM. 
86 
 
Syubair, M. O. (2001). Al Muamalat Al Maliah Al Mua’soroh fii Fiqh Al Islami. Jordan: Dar 
Al Nafa’is,  
 
Thomas D. R., (2006). A General Inductive Approach for Analyzing Qualitative  Evaluation     
Data. American Journal of Evaluation 2006 27:237. 
Usmani, M. T. (2002). An Introduction to Islamic Finance. The Netherland: Kluwer Law 
International. 
 
Weeramantry CG (2001). Islamic Jurisprudence: An International Perspective. Kuala 
Lumpur:    The Others Press. 
 
William G. Zikmund, Barry J. Babin, Jon C. Carr, Mitch Griffin (2013). Business Research 
Method, 9th Edition. SOUTH- WESTERN CENGAGE Learning. 
 
Yahaya, N. A. (2011). “Musharakah Mutanaqisah Home Financing-i(Forum AIBIM pada 28 
April 2011 di Nirwana Ballroom 2, Lower Lobby Crowne Plaza Mutiara. Kuala 
Lumpur. 
 
Yakcob, N. M. (1996). Teori, Amalan dan Prospek Sistem Kewangan Islam Di Malaysia. 
Kuala Lumpur: Utusan Publication & Distributors. 
 
Yusof, M. F. (1996). TAKAFUL Sistem Insurans Islam. Utusan Publications & Distributors 
Sdn Bhd. 
Zuhayli, W. a. (2007). Al Fiqh al Islami wa Adillatuhu. Beirut: Dar Fikir v 5. 
 
INTERNET SOURCES: 
 
http://www.businessdictionary.com/definition/sampling-frame.html. (2013). 
http://www.businessdictionary.com/definition/sampling-frame.html. (2013). 
http://www.affinislamic.com.my/Consumer-Banking/Consumer-Financing-i/Home-
Financing-i.aspx 
 
http://www.alrajhibank.com.my/personal_financing_home_financing-i.shtml 
 
https://www.allianceislamicbank.com.my/Personal-Banking/Financing/Home-Financing-i 
 
http://www.ambankgroup.com/en/Personal/LoanFinancing/Property/Residential/Pages/AmIsl
amicBankHomeFinancingIslamic.aspx 
 
http://www.asianfinancebank.com/product_services/home_financing.html 
87 
 
 
http://www.bankislam.com.my/en/Pages/BaitiHomeFinancing.aspx?tabs=3&mlink=HomeFin
ancing 
 
http://www.muamalat.com.my/consumer-banking/financing/mortgage/home-financing-i.html 
 
http://cb.cimbislamic.com.my/index.php?ch=ci_per_hf&pg=ci_per_hf_buy&tpt=cimb_islami
c 
 
http://www.hsbcamanah.com.my/1/2/amanah/personal/financing/homesmart-i 
 
http://www.hlisb.com.my/pfs/icf.htm 
 
http://www.kfh.com.my/kfhmb/v2/contentView.do?contentTypeId=3000&displayPage=%2F
ver2%2Fcontent 
%2Fstandard.jsp&pageTypeId=12852&channelPath=%2Fver2%2Fv2_Navigation%2FConsu
mer+Banking%2FFinancing&programName=01_Home+Financing&contentId=13060 
 
http://maybankislamic.com.my/c_homeequity.html 
 
http://www.ocbc.com.my/ocbcal_amin/pb_financing.shtml?utm_source=alamin&utm_mediu
m=main_menu&utm_campaign=alamin_personal_banking_i_financing#Manarat Home-i 
 
http://www.publicislamicbank.com.my/pibb/en/en_content/personal/term.html 
 
http://www.rhb.com.my/islamic_banking/financing/equity_homefinancing-i.html 
 
https://www.sc.com/my/saadiq/myhome-i.html 
 
http://www.bnm.gov.my/?ch=en_about&pg=en_intro&ac=641 
http://www.aaoifi.com/en/about-aaoifi/about-aaoifi.html 
 
 
 
